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Foreword

As a pubLlc service to assist local housing activitles through
clearer understanding of local housing market conditions, FHA
inttiated publlcatlon of its comprehensive housing market analyses
early in 1955. WhiIe eaeh report is designed speclfically for
FHA use in administerlng lts mortgage insurance operatlons, 1t
is expected that the factual lnformation and the findings and
conclrrsions of these reports wl1l be generally useful also Eo
buiLders, mortgagees, and others concerned with LocaI housing
problems and to others having an lnterest in local economlc con-
ditions and trends.

Since market analysls is not an exact science the judgmental
factor ts lmportant in the development of findings and concLusions.
There wlll, of course, be differences of opinion ln the inter-
pretatlon of avallable factual lnformation in determining the
absorptlve capaclty of the market and the requtrements for main-
Eenance of a reasonable balance ln demand-supply relatlonshtps.

The factual framework for each analysis is developed as thoroughly
as possible on the basts of inforrnation available from both local
and national sources. Unless speciflcally identified by source
reference, all estlmates and judgments ln Ehe analysls are those
of the authorlng analyst.
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ANALYSIS OF THE

NASHVILLE. TENNESSEE. HOUSING IVIARKET

AS OF JANUARY 1 t965

Sunrnary and Conclusions

The economy of the Nashville Housing Market Area (InlA) is marked by
a highly diversified manufacturing base and a predominance of non-
manufacturing industries such as trade, servicers, education, and
government. There has been a steady growth of employment in the
area during the past ten years. Nonagricultural wage and salary
employment averaged 151,400 in 1963, an increasie of 25,100 (about
2,790 jobs a year) over the 1954 level. Over three-fourths of this
growth resulted from gains in the nonmanufacturing segment of the
economy. In 1963 unemployment averaged 6,250 workers, representing
an unemployment ratio of 3.5 percent, the lowest level recorded
during the 1954-1963 period. Over the January l-965-January L967
forecast period, nonagricultural employrnent is expected to increase
Ly about 3,200 jobs a year.

2, The current median income of all families, after deduction of
Federal income taxes, is $5,975; that of tenant families is
$4,075.

Ihe current population of the HI,IA is about 441,000 pe,rsons, an in-
crease of around 4L,250 (10 percent) since 1960. Population growth
since 1960 has averaged 8,685 persons a year. During the 1950-1960
decade the increase averaged 7,799 annuall-y. By January 1, L967, the
population is expected to total 458,000 persons, an average gain of
8,500 a year. Households in the area total 128,100 at present, a gain
of about L3,465, or an average of 2,835 annualI.g since 1960. Between
1950 and 1960 the increase averaged 2,589 households a year. The gain
during the next two years is expected to approximate 21750 a year.

The currenE housing inventory of 135,200 units represents a net addition
of !4,350 units, or about 3,020 a year since 1960; the average gain
between 1950 and 1960 was 2,930 units a year. New residential building
activity, as measured by buiLding permits issued, increased from an
annual average volume of about 2,720 units during the 1950-1960 decade

3

4
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ro 3,775 units during the 1960 to 1965 period. Of the 18,865 housing
units authorized for construction since 1960, slightly over 58 percent
were single-family units. During the 1950-1960 decade single-family
units represented over 75 percent of the 27,L66 units authorized.
Approximately 2,800 housing units have been demolished through govern-
mental action since 1960. The proportion of units occupied by owners
increased from 52.9 percent in 1950 to 60.9 percent in 1960. Ihe
current proportion is estimated at 61.4 percent, indicatinq a sharply
reduced rate of shift from tenant to owner status.

There currentl-y are approximately 4,300 avail-able vacant housing units
in the area of which about 1,600 are avail-able for sale, representing
a homeowner vacancy ratio of 2.0 percent, no change from che 1960

level. The remaining 2,700 vacant available uniEs are for rent, a

rental vacancy ratio of 5"2 percent, slightly above ihe 1960 raLio
of 5.1 percent.

The number of additional- housing units needed to meet the require-
menLs of anticipated household increases and result in establishing
more acceptable demand-supply relationships in the market is approx-
imately 3,775 housing units annually. Total demand consists of
1,750 sales units aod 2,025 rental units a year.

Total- demand for 1,750 sal-es houses a year is distributed by price
classes in the table on page 30" Distribution by gross monthly rent
leve[s and by unit sizes of the total annual demand fot 21025 rental
units is indicated in the table on page 31. About I,200 units falI
in the rent ranges above the estimated minimum gross rents achiev-
able with customary interest rates, and 825 units fall in the lower
gross rent ranges which probably will require the use of pubLic
benefits or assistance through subsidy, tax abatement, or aid in
financing or land acquisition.
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Housing Market Area

9oI !t: purposes of this analysis, the Nashville Houslng Ma.rket Area(lMA) is defined as being coterninous with the 1960 definition of the
Nashville Standard Metropolitan Statlstlcal Area (SMSi) which consisted
of Davidson county, Tennessee. rn October \963 tne sl,tsA was e:cpandedto lnclude sunner and wilson counties, Terunessee, and 1n January L96lt
the labor market area was redefined to include those two counties.
However, Davidson county represents the houslng market area for the
purposes of this analysls_, .and unless otherwise indicated, refereneesto the narean or to the"IlMcr wirr be to Davidson co,nty, '

vNashvillef the_centrar city of the Hl'o, is located near the geographiccenter of the State-, approxtnately 1{0-m11es northwest of Cnittinoog,al
200 niles west of-K:no:rvilre, 22o nLles east of Meruphisrand 1g0 mileir'south of Loulsvl1le, Kentucky. The area ts served'UV 

" ftne trijnway'
system with about ten Federal highways (three of r.rhich are intei"i.l"lconverging ln Nashville. The area is well-serviced by over I00 notorfreight 1ines, 33 barge lines, two rallroads, and stx alrlines.

Accordlng to the 1960 census, there uas a net in-commutati.on, in
1960r- of about 5r3OO workers- to the Nashville Hl4A vith 9e400'arearesidents conmuting to work outside the area and L(rfoO 6orunutingdaily to jobs in the area. 0f the workers who traveled each davto work in the area, approximately 68 percent (rorooo) came froil
the counties which are contiguous to Davidson iounty.-

v
This-ls the city of Nashvllle as defl-ned by the 1960 census uhichconslsted of the 1950 city lirnits plus an innexation of aboutseven square niles, -but did not include 42 square :m:i1es of areaannexed ln March 1950. Nashvllle city ceas"a' to exist as such
on Aprl1 \, 1963, when the neu Metropolitan Govemment of Nashvtlle_Davldson-cor:nty becane effectlve. slnce tha.t date, the city hasbeen desr-gnated as the urban servic-es- pistrict-iusil."-r"i-i*iJ"""
of thls study, hovever, the USD wil-1 be referrei to as nNashvillerr.
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Economy of the Area

Character and History

The present econoury of Nashvilre is marked by a highly diversified
manufacturing ba.se and a predoninance of nonmanula-trrlng industries
such as !r1de, services, education, and governmento The diversifi_cation of the manuf:rcturing base and the donr-inance of nonnanufacturingindustries have helped prevent wide fluctuat,ions in ernplo;rment brought
on by cyclicar and technological ehanges, even ln periods-of nationalor regional economic disLress. The stability of tfre u"o.ory-is evi-deneed by the fact that d,ring the national recession of t957_1g5genonagri-culturaI wage and salary emplo;znent in the Nashville areadecllned by only about 500 jobs (less-than one p".""rrt).--i"-i""t,this was the only employment decrease experiencld duri"! ilr" iu"_year period of 1954. through 1963.

The Nashville area r.ras settled around t77g, an<1 its early economy wasbased upon the cultivation of tobacco and eotton and tne"raising orlivestock. The specialized agrarian economy of the area providEdearly impetus for the development of ,"rry oi' the main feeriures ofthe present economy of Nashviller_including trade f.unctions, iooaand tobacco processing, and textile manufaltu"ing, e.nong others.Both world wars saw subsbantial industrial advanies, whJn cnemical
and nwritions ol_an,s were loeated in the at:ea.

Emplorment

t Estimate" In 1963 (the latest year for which estimates are
available for Davidson County only), the Tennessee Department of Employ-
ment security reported an average work force of L79155O persons in the
county, representing an increase of 22,950 (2,550 annually) over the
L954 average leve1. Nonagricultural wage and salary employment
registered an average gain of 25,100 (about 2,790 a year), in-
creasing from anrTverage of L26,300 in 1954 to an a.verage of
151,400 in 1963.-

ast Trend As shown in the following table, nonagricultural wage and
SA ary emplo yment increased substantialLy each year dur ing the L954-1963
period, with the exception
L957-1958 recession period
employment growth between
nonmanufacturing sec tor.

of the 500-job loss registered for rhe
Over three-fourths of the wage and salary

1954 and 1963 resulted from gains in the

!/ comparable employment data are available for rhe years 1g54-1g63
on1y.
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Trend of Nonasrlcultural Wage qnd Salarv Emplovment

Year
Manu-

facturins.
Non-

gglg{eglgIln€

9orooo
92)7@
g6roo0
96r7oo
g5r5oo
98r600

10110@
1O3r3o0
1071400
l0grooo

Total wage and
salarv emplov.

Change
ln total

5rloo
2rgoo
11 5oO

-500
3roo0
,rloo
21100
l+rl+oo
3r5oo

L954
L955
t956
L957
L958
t959
1960
1961
1962
L963

36
38
38
39
38
39
lra
l+O

ItO
l+2

300
7m
300
100
700
700
400
200
5oo
4.00

,
,
,
,
,
,
,
,
,
,

].26 r)@
lSJ-rl+OO
L)Lr3OO
L35r8OO

300
300
400
500
900
LOO

L35
138
UL
L/-3
u7
151

,
,
,
,
,
,

Sourcel Department of Labor, Bureau of Labor Statistics.

hofotment bv rrldustrv. 0f the average of L5l,rlo0 uage and salary
workers enployed ln Davldson County Ln 1963, lAr4OO (28 percent)
were anployed by nanufaeturing lndustries and 10910OO (lZ percent)
wero engaged ln nonnanufacturlng actlvitieso

Near1y 65 percent of aLl nanufacturlng employnent tn 1963 nas provtded
by the nondurable goods lndustries which had an average employnent of
?7t4oO workere, and durable goods producers employed f5rooo persons.
The printlng and publlshlng, foodeand chenical industrlls accounted
for 41 percent of total manufacturing employment. The printing and
publishlng lndustry, which employed 7rr00 enployees (rtve percent
of total vage and salary enplolment), r.ras the largest nanuiacttrrlng
employer, followed by the food lndustry vith 5r9OO vorkero (for:r
percent) ald the chentcals industry which engaged l+rlro} persons
(three percent of total vage and sdlary employieit). 'No oiher
slngre uanufacturlng group accounted for as uuch as three percent
of total nonagrlcultural nage and salary emplo3rment ln 1963.

The wholesare end retalL trade groupr the serrrlce industrles, and
-th9 v91!out goverru&,ntal agencles rn-the county provlded nore'thanhalf (52 percent) or all nonagrlcultura].tug" lra salary enployment
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in 1963. The uholesale and retair trade ind.ustry was the largestslngle employing grolp, r.rith 33r10o r+orkers (22 percent of total r.rage
and salary enplolment). Service Lndustrles engaied 2trlOO "o.t"""!16 percenll, fg}owed by the government group-rItn ztisn *rpioyuu"(I4 percent). The renalnder of nonmanufacturing enrployment was rather
evenly dlstributed a:nong all other,groups.

During the L95l*196) period, manufacturing enplo;rment increased by61100 (approxlnatelv 6eo " vu*). ^ I*:iiiili-'gri"" experienced by thestone, c1ay, and glass industry of,3rloO (3t1,'i.rcrt) ;;;- i.-ti" print_ing and publlshing group or zrboo. (rg purierri;-r""u primarily responsiblefor the ten-year lncrease. Ail other .g"oups regist,ered gains rangingfrom 2oo to 80o for the period,.with tfre ei"epiion" of tf,;-;;eiica1,fabrlcated metals, anc textile'industri"s vnilh experienced lossesamounting to a total of 11809 Jobs and the apparer group whichshowed no gain (see tab1, f).

I:ryqslcturing emplo;ment grew by ISTOOO (21 percent) during the
L95l+-L963 period. alr groupi showed eicellent lains, except [ne
l"lgnolt-.tlon, -cormmricatlons, and publtc utility rnaustry which
declined-Uy 1r!O-O (15 percent). The largest gaini .for the period
vere registered by servlce industrles (5r9OO), vholasale anh retailtrade (:reoolr md the governroent group (+rgo6).

fn January lg6lr theNashvl1le Labor t{arket Area waiiAAefinEf;conform witl the new
SMSA deltneation set by the Bureau of the Budget, i"6.r Davidson, Sumner,
and Wllson Counties. The Tennessee Departmenl oi Umpfoyrn"nt Security '
has nade estimates for 196j for the new area so that coiparisons can
be made for the 1963-1961* period. A conparlson of 1963 vage anasalary emplo3rment data for the oId and new labor market areas indlcatesthat the two counties added t3r3oo wage and salary workers to the
151r/+00 in Davidson Cormty Ln 19632 an increa"e oi' about nine percent.l'tanufacturlng employment was increised by 16 percent, and stx iereentwas added to emploSrnent ln nonrnanufacturing industrles. The cirange,however, did not naterially effect the djsfrtbution of wage andsalary emplo5ment by i-ndustry, although the proportion of manufacturingworkers to total wage and salary empl-yment,as'30 percent ir-ltu "*-panded three-cor:nty area compared witir zs percent in the one-countyarga.



6

gJ

49r2OA
115r 5oo

3l+rOffi

LA6L d
2LIr<q0

7 r85O
3.7%

t

Chanpe
Nffier Porcent,Item

Uork force
Unenplolment

Percent of work force

Total emploYnent
Wage and salary

Manufacturing
Nonnanufacturlng

b/
Al-1 other -

Lq63
NA
NA

NA

203.7@
&or4ffi

198.700
L6l+.7OO

900
500u8

(f0oo
l+r7Cf,
1r?oo
3rooo

?i
L2
3.5
2.6

50

,

3Lrlff) 300 0.9

g/ Eleven-month average.

p/ Includes agfi-cu1tr:re, self-employed, unpaid famlly workers, and
domestics.

Source: Tennessee Department of Employment Securlty.

Princloal hplovers

As rnentioned prevlously, the uholesale and retail trad,e lndustry ls
the largest ernployer in tha area, reflectlng the role of Nashvllle as
a regional, as welL as 1oca1, trade center. The concentration of
educational, nedica! and entertainment acttvities in Nashville has
placed the servlce industry ln the second leading employment posltlon.
There aro fourteen colleges and unlversities located 1n the area, of
uhich two have major nedical centers. Total fall- enrollment in L96l+
ln these lnstltutlons totaled over 161000 students. The entertainment
actlvitles ln the area are prlmarlly concentrated in the muslcal
recordlng seclor, and Nashvllle ranks second in the Nation (Uefrlna
New York Clty) tn thls category. Being a State oapltal and regional
headquarterg for uany Federal agencies has placed government employnent
in a doninatlng role 1n the econony of Nashville, also.

There are no slngle domlnating manufacturing employers in the area at
present. A cheak of the major firrs llsted by local sources indicates
that there are only 20 to 25 firms r,uith 500 or more employees.
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Although there is no one single dominating inriustry, the i.rin+-!ng
and pubiishing group provides the largest nunber of Jobs (ZrtOO
in L963), reflecLing the coneentr,rt:on of religious prlnting anri
publishing houses in the area. The two nost imporbant employers
tn this category are the publis?ring horrses of the Southern Baptist
Convention and the Methodlst Church.

Unegnloyment

The Tennessee Department of ftnployment Security reported that thers
was an aver:age of 61250 workers unemployeC in Davidson Corrnty in L96),
represenling an '.:nemploymont ratio of 3.5 pereent. This is the lor.rest
nnemployed total for the county during the entire I95lr-L963 period.
ln 1957 the unemploynrent rate ln Nashville equaled 4.4 pereent,
slightly above the National rate of l+.) percent, but substantially
below the Stabe rate of ?.1 percent. In the reces:;ion 1'ear 1958, the
rate in Nashville was 5.9 percent, substantially below both the
National rate of 6.3 percent and the State rate of 9.4 percent. A1-
though information was not readily availabl-e concerning the composibjon
of the unenployed in the county in L963, lt probably was similar to
that of the Nation as a whole in that the bulk of the rrnemployed were
the unskilled and seml-skilled workeTso

Fu l,urg -&nolqyneq! :fqppec-l,E

Based on the enployment trends presented in this arralysis and on infor-
mation from 1oca1 sources on future employment growth, nonagricultural
emplolment in the NashvlJ-le HMA is expected to increase by about
6r/+00 jobs (lr20O annr:aIly) during the January 1965January L)67 period.
This average is above the.average employment lnerease of almost 21800
a year durlng the L95l+-1963 period, but equals the annual growth of
)r20O experienced over the 1958-1963 period. Growth ls anticipated in
both the manufacturing and nonnanr:facturing segments of the economy,
uith the latter providing the bulk of the gains.

This emplolmont project.ion is based upon the excellent record of gains
that the Nashvi]-le area has nainbai-ned over Lhe past ten years. Loeal
sourees indicated that many of the firus in the are& are pl.anning
expansion prograns for the near futureo lJith the period of prosperity
which bhe Nati.on is enjoylng now and wtr-ich, according to many economlsts,
wiLL continue, there is no reason to believe that Nashvilre wi1l not
show galns as high as those experienced over the past severirl years.



-8
Incgme

The aver.age weekly earni-ngs of manufacturing production workers in
Davidson County have shor.nr increases each year ovL.r ti)e Decernber 1960-
December 1963 period. In Deeember 1960 the average weekly earniugs
re,;orted by the Bureau of Labor Statlstics totaled about $79, coqrared
to $8? in 1961r $89 in t962, and $92 in December 196). rn the expanded
labor market area of Davidson, Surnner, and Wilson Ccunties, the latest
estimates shou that average weekly earninris incr-:r,sed I'rom $88 in
iriovember 1963 to $9t in November 196/+.

ThecurrentmedianannualincomeofallfamiliesintheHlvlA,afterde.
duction of Federal income taxes, is about $5r975, and the median income

of tenant families, about $4,075 a year' By 1967 the median annual

after-tax income oi al1 families is expected to approximate $6,250 and

that of tenanr families, $4,250. The iable below presents the distribu-
tion of all families and tenant families by income classes at 1965 and

1967 income IeveIs.

aee Distribution of Families bv Annual lncomeEstimated PercenL
After Deduction of Feder 1 ncome ax

ashville HMA t_9 and 196

1965 incomes 1967 incomes

Annual familv income

Under $4,000
$4,ooo - 4,999

000 - 5,999
000 - 5,999
000 - 7 ,999
000 - 8,999
0oo - 9,999
000 - L2,499
500 and over
Total

Median income

5
6

7

8

9
10
L2

,

,

t

)

,

,

t

2B
11
12
11
10

7

6

8
7

100

$5,975

l-00

$4, 075

27
9

1L
t_1

10
8
7

8
9

100

$6,250

A11
families

Tenant
families

49
L4
11

9

6

4
2

3
2

411
families

Tenant
families

46
L4
L2

9

6

4
3

4
2

100

$4,250

Source: Estimated by Housing Market Analyst'
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Der:rof, rap hi c l-actors

Population

CurrenE Estimate. The total population in the HI"IA is about 441,000 on
Janur,rrX' I, L)65, an J-ncrease of a.,oi.rt Llrz5o (l-0 percer:t) over the 1:)60
Ievel. The current total represents an annual averaqe ilain of about
8r585 persons since 1'160. During the 1:150-1'160 decade, thc total ropulation
increased W 77 ,':)85 (2/, percent) from 321 iTJt) in April- 1(?50 to 3',.'r.t r7/*3
i-n April ]i60, an annual average gain of around 71800 persons. Sinee the
city of llnshville annexed raLher larqe amoun'bs of 1:opulat.ion during the
L:')5O-l)l'5 period, derno;'raphic co.,parisons for the ci,ty would be unrealistic,
and thus, have been omitted from this analysis.

Population Trends
Davidson Count.y, Tennessee, 1c159-Ll)61

Date

April I?50
Apr1l 1960
January 7)65
January L967

Iotal
populr'rtion

Total cnanpe
Number Percent,

77 1985 2L.2
/Jr?_5O 10.3
171000 3.9

Annual ehanse
IJuunber Pt:rccnt

2. /+

2,2
13

,758
,
,
,

7L3
000
000

32l
399
/-/ra
/+58

,
,
,

799
5t5
500

7
oU

Source: 1950 and 1950 Censuses of Population.
1965 and 1957 estirnated by Housing l,iarket Anal-rst.

Past Trend. As shown above, annual growth during the 1960-1965 perioc
was substantially above tha-b of the previous decade, reflecting a ;'t.eabr:r
e4oansion of the econotry since 1160. During the f.i50-1()60 clecade, e:ploy-
ment increased by about 2r7OA jobs a Jrear comoared with an annual ;ror,rtlrof around 3r2OO.since lhen. Another growth factor is the number of stu-
dents tirat are atcracted to ttic fourteen colleges and universj-ties in the
area. In 1960 there were aboui 1219C/i students enrol-Iecl conpared with
nearly 161000 in tire fa}l of 196/+. W 1967 college enrollment ln the
.ll.iA shorrl-d total at least 171000.

ture Estimate On tlre basis of anticipated gains in employment and in
college and other institutj-onal population, tlre total populiition in
Davidson County is e4pecled to increase by about 17r000 (8r500 pe,.sons a
year) to a January L967 total of 4581000 persons. ihe projected annual
growth of 81500 persons during bhe forecast perioci is approxinately the
same as that virich occurred over the 1?60-L,)65 period, but is substantially
above the 1950-1960 annual growth.
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Natural Increase and I'liqration. Net natural increase (excess of resident
live births over residen'u deaths averaged about 51725 a year during the
1950-1960 decade. Total popula tlon increased by ap1:roxinately 71800
annually, indicating an annual net ln-ni5ration of around 2rA75 persons
during the ^oeriod, equal to nearly 27 percent of the total annual gro',rth.
Since L96O, rnlgration into the area has increased to about 21620 a year,
and net natural increase has averagd 61065 a year, indlcating that in-
nrigration- accounted for sllghtIy over l0 percent of the aunual l96O-L965
population Lncrease. The greater rate of in-rnigratlon sinee 1960 ls a
result of the incraase 1n eecnomlc opportunittas.

Components of Pooulaticn Chanse
Davldson County. Tennessee
Aoril 1o(0 - Januarrr 1q55

AveraEe annual chanse
Component 1orc-1960 1o50_1q6(

)

Populatlon lncrease
Natural lncr,:ase
Mlgratlon

Percent of lncrease
due to migration

7.800
5,725
2rO75

8.58q
6 1C65
21620

30.zfi?6.6*

Source t 1950 anal 1960 Censuses of Populatlon.
Tennessea State Departaent of Health, and
Estirnates by Houslng Market Analyst.

Ase of P Lation . A comparison of the total populatlon in the HI"IA

by age ln 1950 and 1960 is presented os the following page. The
distribution shows that the greatest percentage rates of growth
occurred In the age groups under nineteen years and in the 50 years
and over age group, refJ-ecting, in part, the high blrth rates of the
post-World War II and Korean Confl-ict periods, the lmprovement in
the mortal-ity rates as a result of advances in medicine and other
techniques for prolonging llfe, and the general aging of the popula-
tion. The loss shown in the table for the 20 to 29 age group reflects,
principally, the tow birth rates of the L930-1940 depression decade.
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Aee of Population
Count Tennessee

April 1950- AprlL 1960

1950 1960
Change

@
0-9

10- 19
20-29
30- 39
40-49
50-59
60- 69
70 and over

Total

Date

April 1950
April 1960
January 1965
January 1967

85, ggg

64,7Lo
56,979
5 6, 818
49,725
39,84L
25,974
19.798

399,743

27 ,7L3
19, 936
-2,399
5, 080
6,709
9,go4
6,Lsg
5. 873

77 ,985
L3.925

321,7 5g

Hou

45,
59,
51,
43,

58,

29,
19,

185
774
368
738
016
937
815

47 "6
4L.4
-4.0
9.8

15. 6
33. 1

31. 1

42.2
24.2

Source: 1950 and 1960 Censuses of Population"

Households

Since 1960, the nr.urber of households (occupied housirrg units) in the HMAjncreased by about Llrt*65 (12 percent) to a January ti65 total of r28r10o
households, an annual galn of around 21835. Between l95o and 1960, the
number of households increased by 2Jr89/* (29 percent) frorn 88r?/*r in April
1950 to lVr635 1n April 1960, an annual gain of about 2r59O households.
The increase ln households during the 1950-1950 decade was due ln part to
a eonceptual change from rrdwelllng unlttr ln the 1950 census to nhousing
unitrt in 1960. The great.rr household grorrth durine the 1950-1965 period
eomoared wLth the previous decade is a reflection of a faster population
growth and a declining household sLze.

The average number of oersons per household in the HMA has deereased frrrm
3.4.0 in 1950 to 1.)2 Ln Aoril 1960, and to 3.2.8 as of January 196i. The
decllne ln the average slze of households is a refleetlon of tho incrrase
in narrlages, 1n the number of one-person hous,:holds and households with
two unrelated individuals, and ln the number of el-derly couples. By 196l
the average number of persons per household is expeeted to decrease only
slightly Lo ).27 persons,

Household and Household Slze Trends
Davldson Corrnty, Tennessee. 19q0-1q6?

88
114
L28
L33

,74L
,635
,100
,600

Average
annual change

lds Number Percentage

2,599
2,935
2,750

2.9
2.5
2.1

Household
size

3.40
3.32
3.28
3.27

1950 and 1960 Censuses of Housing.
1965 and l-967 estimated by Housing Market Analyst.

Source:
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As shown in the preceding table, the number of household
wilL totaL 133,600 as of January L967, a gain of 5,500 (
This rate of growth is practicall'y the same as that whic
during the 1950-1965 period, and reflects the anticipate
of favorable econourlc conditions and emplo)rment gains.

s i.n the area
2r750 annually).
h occurred
d continuation
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Housins Market Factors

ng inventory in the HMA is now 135,200
14,350 unlts (12 percent) since April 1960.

The April 1960 census of Housing counted L20,847 housing units, an
increase of 29,272 (32 percent) over the 1950 rotal of 91,575 units.
rhe growth of the inventory averaged about 2,930 units (3.2 percent) a
year during the 1950-1960 decade, and has grown at a rate of about 3,020units (2.5 p.rcent) annually since then.

Tme of Structure. About ZJ pereent of the housi.ng units now in the HMA
are in one-unlt struetures (lncludlng trailers), s1lghlly below the 1950proportLol of 76.4 pereent reported by the Census of-Housing. The presentprooortlon of two-unlt struetures in the lnventory ls about the same asln-Aprll 1960, aleven percent . Unlts ln structures rrith three or more
Y1!8- presently constitute about 14. pereent of the total lnventory, some-what higher than the 1960 ratl.o of 12.5 percent. The inereased proportlonreflects the rel-atlvely larger lncrease in constru"iio, ii-i"iirlenilyunlts slnee 1960.

_ llnlts in Structure

April January percent of total1q60 1q5q u,g-
I unit
2 unlts
3 or more unlts

Total units

e2)s&{
L31355
14.000

t20,8332/

LOLrt+gcE,/
14r88O
18-830

-

135,200

76,1r
11.1
12.6

100. 0

'75.1
11.0
1?.O

100.0

g/ Includes trailers.
b/ Differe sllght1y frou! the count of aLl houslng wrlts (tzor}trl),because

unlts by stnrctural size wera onumerated on a sample basii.'
Soureet 1960 Census of Housing.

1965 esttmated by Houilng l.larket Analyst.

Year SInrct${e Butlt. A large portlon of the houslng lnventory 1n the H}IAls rather o1d. Based on the 1950 Cenaus of Houslng and estimaies derivedfrora butlglng penolt and demorrtiol data, tt ls Judged that about /e0 per-cent of the cu:rent lnventor? was bullt Sefore tgtroi approxlnately 13pereent of the lnventory nas bullt betneen 19/*0 and L94r', wtrlctr r,ras nearlyequaled by the eonstnretion voLme ln the flve years beiween I95o and tiStr,and was equaled 
- 
ln the perlod between 1955 and ilareh 1%o: 

- -etut 
13 per-cent of the total eurrent lnventory waa bul1t subsequent to l,tarcrr fg6o.
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Year Strue ture Built
son Coun t v- Tenne ssee. as of Januarv 1965

Year Built Pareent stribution

l4arch 1960 - ianuary L965
]-955 - Mareh 1960
tg5. - tg5/+
Lgl"J - l9L9
1939 or earlier

Total

r3
16
t5
L6

_4,
100

Souree! Est,:!.mated by Hcusinq l,Iarket Analyst.

Condition of the l:nventorY. Approxinately 85 oereent of the eurrent
housing invantory in Davirlscn County is not dllapldated and has
all plumblng facilities, which constitutes an improvement over the 1960
ratio of about 81 percent. The improvement ln the eonditlon of the ln-
ventory results from th-: Cemolltion of substandard units by governmont
aetion (urbe-n rener*a1 and highway ecnstruction) a.nd frcm a high level of
new construetion sinee 19f,0. The eonditlon of the inventory should eon-
tlnue to improve as over zre)O housing units (tfre Uulk of which are sub-
standard) are r?nov--d within the nerb two years by Eovernmental action,
and as the bullding volume ecntinues at an exneeted high leveln

Residentlal Buildlns Activit.v

Trend. Some 18,865 housing units were authorized in the HMA since 1960. A
little over 58 pereent of tre total u:ilts authorized were single-family
units, abcut eight pereent vera two-flamily units, and nearly 34 percent
were rnultifanily units (three or more units 1n a structure). The current
proportions of new unlts by type represent a substantial change frorn those
which prevalled during the 1953-1950 deeade. During that decade, there
were 2'/ rL66 houslng units authorlzed, of which over 75 pereent were single-
family units, ten pereent were two-fanlly unit,s, and 15 percent wero
multifamlly units (see table II).

There has been an average of approximately 3r775 housing units authorized
annually slnce 1960, compa'ned with an average of 2r72O rrnil,s a yesr Curing
the 195C-1950 decado. Single-fami"Iy authorizatlons have remained at about
the same average level during the past fifteen years, vlt'h 2rCJ0 a year
authori.zed over the 1950-1950 decade and 2rL95 a year slnce thenn Buildlng
authorlzatlons for two-famlly units have inereased sllghtly from an
average of 265 a year during the 1950-1960 deeade to about 305 annually
over the past five yearsc Multlfamily authorizations, however, more than
tripled from 1960 to 1965 when an average of about 1,275 units a year
(over 2,500 in 1964) were authorized, as contrasted with only 400 a year
during the 1950-1960 decade.
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Houslne lrnits Authorlzed bv Bulldire Ponnlts
Davidson County. Tennesseo, Io(C - 196<

r95o - 1960 L960 - ]-965
Nunber Pereent Nr:nber PereenTrce

Single-famlly
Two-farnily
Multifamlly

Total-

20,5C9
21626
l*.O"L 

-

27,L66!-/

10rg68
Lr53C
6'"67

1g, 8659/

75.5
9.7

u.8
100.0

58.1
9.1

??.8
100.0

2 ro5o
265
LCq

2,720

2rlg5
305

1.27q
3,775

a,/
-at

e/

Rour:ded.
Inelr:des 21625 pubIle houslng units.
Ineludes 6lrl rl tt rl .

During the past flve years, the trend of eonstruetlon volume, as rneasured
by buildlng perrnlt authorlzatlons, has exhlblted a varying pattern. The
lor+est volume reported for the perlod raas in 1960 when only 3.t62 units
were authorlzed. Io 195I, the vo}.une Jumped to ir989 units ana tiren de-
c1lned to )rL66 r:nits In L962, about equal to the-1960 1ow. Slnee L962,
the volune increased to 3r6tn5 r:nits Ln L96j and to l+rgoj r.rnlts Ln l96t*r'
the highest volume reco:ded 1:r the area for the entiie lg5O-L965 per:iod
(see table I/).
Construetion authorlzatlons for publlc houslng units aecor:nted for a little
more than three percent of the 1960-1961+ authorlzatlons, eompared with nearly
ten pereent of L95O to 1960 authorlzatlons.

Souree3 Codes Admlnistration Offiee of llashvllle and Da.vidson County,
aud Bureau of the Census,

Units Under Construction. 0n the basis of a postal vacancy survey con-
ducted in November of L964, on building permit authorizations, and on
personaL observationr.it is judged that about 1,680 units are currently in
some stage of construction in the Hl,lA. Approximately 1,090 (65 percent)
of the units under construction are multifamily units and 590 are single-
family units. Idith the exception of two garden-type apartment projects
total-ing about 210 units being constructed ln Madison, all of the muLti-
family units under construction are located in Nashville or its lnmediate
envlrons.

Demolltlon lctlvltv. Losses ln the lnventory resultlng from denolltlon
actlvity have been rather slgnlflcant slnce 1960, totallng aLnost 21800
unlts. Ovar 55 pereent (trSt-S) of the total nun6er of demolltlons resulteti
from the elearanee program ln the East Nashvllle Urban Raneual Area, whlle
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the bulk of the remainder was a result of interstate highway construction.
During the next two years, the Nashville Housing Authority anticipates
thaE about 2,850 families will be displaced by demolition activity due
to urban renewal and highway construction programs.

Estimated Number of Famili e st o be Displaced bv Public Action
Davidson Coun tv- Tennessee. 1965 t966

Proiect

Urban renewal:

Central Loop /fl
Edgehill
University Center

Highwav construction:

Central Loop
Edgehi 1 1

Other
Total

L965

L47

77
70

937

363
195
379

1, 094

L966

636

77
379
180

1. 134

364
390
380

L,770

Source: Nashville Housing Authority

The displacement of 2,850 families during the next tvro years wilt present
rehousing problems, especialLy in the case of lower income groups. To
help alleviate some of this relocation load, the Nashville Housing
Authority recently reconunended to the Nashville-Davidson County govern.
ment the construction of 500 additional public housing units, but as
yet no action has been taken. Under these circumstances, it seems
probable that all the planned demolitions will not be realized in the
two-year period.

enure of Occu anc

As of January 1, 1965, there are approximately 128,100 occupied housing
units in Davidson County, of which 78,600 (6L.4 percent) are owner-
occupied and 49,500 (38"6 percent) are renter-occupied" The current
tenure estimate represents a substantial reduction in the relative
increase in the o\^,ner status which occurred during the 1950-1960 decade.
In 1960, the ordner-occupancy ratio was 60.9 percent, a sizeable jump
from the 52.9 percent ratio reported in April 1950. The reduction in
the relative shift from renter-occupancy to owner-occupancy reflects the
increased construction and occupancy of multifamily units. Increased
demand for rental units probably results in part from an increase in
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single-person househords, from an increase in married couples, and from
the movement of elderly persons into rental housing. Increased rental
occuPancy from those sources has been made possible by the construction
of new rental units that are attractive to them.

Tenure

Tctal occupied
Ormar
Renter

Pereent olrner-
occupied

April
1450

88. -7LL
l-6 r9/+l
/+1r 8oo

52.9%

April
1960

6c,94

January
rsb5

LU r(,74
69,865
u r77o

128r 10o
7e r6a1
1"9 r50)

61./.t

Sorrrce! 1950 and 1960 Censuscs of Houstng.
1965 estlraated by Houslng Uarket Analyst.

Vaeaney

Last Census. In April 1960 the census reported that Ehere were 31797
vaeant, nondilapldated, nonsoasonal housing r:nlts available fo:: sale'cr
rent ln Davldson county, E:l over-a11 net vacaney ratlo 3f 3.2 perc.:nt, cf
the total numbe. of avairable vaeaneies, lrr?.gj were for sale, or a home-
owaer vaeancy ratlo cf 2.0 :ercent. The remalninq ZrLoZ available vaeanctes
were_for rent, representlng a rental vaeaney retto o't j.l pereent. 0f the
available vaeant units, 93 sales unlts and 729 rental uniti 1aekad some orall plumblng facllitles.
postal vaeancv survev. The four prtnetpal post offtees Ln the HM.A, eonductecl
a postal vacaney survey ln the latter part of Novenber L96l*. The slrrvey
covered nearly 87 percent of the eurrent estimate of housing unlts in thearea. The results of the survey are sunnartzed ln the foll-wlng table and
aro presented ln detail in tabl_e III.
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Postal Vacancv Survev Sunrnarv
Davidson County. Tennessee, November L964

Post office

Nashville
Goodlettsville
Madison
01d Hickory

Total

,247051

Total units
surveved

3,022
6,046
2.9L7

LL7 ,232

Units
vacant

2,992
76

220
86

Percent
vacant

2.7
2.5
3.6
)q

3,274

Source: FIIA Postal Vacancy Survey conducted by the four cooperating
postmas ters 

"

Vacancy ratios revealed by postal vacancy surveys are not strictly compar-
able with those reported by the U. S" Census of Housing" The Census Bureau
enumerates vacancies by intended tenure, whereas postal carriers report
vacancies by type of structure.

Vacancies in FHA-Insured Prolects. According to the March 15, L964,
occupancy survey, there are 1,735 units in 29 projects in the IIMA which
are insured by the FIIA. Of the L,735 units, LL4 units were vacant,
representing a vacancy ratio of 6"8 percent.

There are 1,323 units in the older FHA-insured projects in the area.
The vacancy experience of these projects since 1960 has leen good,
although there were increases in L962 and 1963. As of March 15, 1960,
the vacancy ratio for these projects equaled 2.6 percent. In 1961 the
ratio declined to 2.1 percent, jumped to 6.6 percent in L962, and then
declined slightly to 6"1 percent in 1963. The latest survey (March 15,
1964) shows that vacancies declined Eo a ratio of 4.5 percent. The
fluctuating trend of vacancies in these projects reflects, partially,
the introduction of new, modern rentals into the market since 1960.
A1so, the varied pattern of vacancies results, partly, from occuPancy
difficulties experienced by one project.

Ihe vacancy experience of some of the newer FHA projects has been good,
although some have had to resort to short-term leases to improve their
occupancy position.

2.8
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Current Estimate . 0n the basis of postal vacancy survey results, in-
formation from local realtors, and personal observation, it is judged
that there are currently about 4,300 available vacant housing units in
the HI"IA. Of the total avail-able vacancies, 1,600 are for sale, represent-
ing a homeowner vacancy ratio of 2.0 percent, and 2,700 units are avail-
able for rent, for a rental vacancy ratio of 5.2 percent. A comparison
of the current number of vacancies with the number reported in April
1960 by the Census of Housing is shown in the following table"

Vacant l{ousing Units
Davidson Countv, Tennessee, 1o60-1955

Acrll
catesor' 1960

Total vaeant 61212

AvalLable vaeant
For sale only

Horneor*ner vaeancy ratlo

January
L96q

T r]-oo

a r7a7
Lr395

2.O"1

4. ?00
lr6co

For rent only
Rental vaeancy ratio

Other vaeant

2r/+O2
5.L/"

2rLL5

2.A"fr

2r7OO
5.2%

2rgXO

Souree: 1960 Census of Houslng.
1965 estlmated by Housing Market Analyst.

Approximately 11500 of the eurrently available vaeant sales unlts and 2150o
of the available vaeant rental units are Judged to be acceptable vaeaneies
in that they contain all plumbing facilities. The present proportion of
'rinferior vaeaneiestr Ls substantlally below that reported by tire 1960 cen-
sus, reflecting the demolltlon of several hundred gueh vacant units
through govenlmental action.
l'he Current estimate of acceptable sales and rental vacancies in the
HMA represents a leveL slightly above the level that is judged to
rePresent acceptable demand-supply reLationships in "ru"i with growth
rates comparable with those of Nashville.
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Sales Market

General Market Conditions. Ihe market for new sales houses appears to
have softened somewhat during the past year, but not seriously" This
sLight downturn in the market is evidenced by a current homeowner
vacancy leveL somewhat above the level that represents a balanced
demand-supply relationship, by a relatively high unsold inventory of
new sales houses, and by an upward trend in FIIA acquisitions. This
slight weakening of the market is a result of many factors. These
include the ever-increasing competition from the large number of
rental units which have been built in the area since 1960, and the
movement of single persons, young marrieds, and elderly persons into
the conveniences of an apartment.

The market for existing homes (those that have been occupied at least
once) is relatively firm. The strength of this market reflects the
demolition of many older sales units, the transfer of older houses from
the sales to the rental market, the relative advantage of locations in
established neighborhoods, and the rapid turnover in transltional neigh-
borhoods.

Subdivision Activity. Subdivision activity is scattered throughout the
area. There is a ring of such activity around the city of Nashville.
About 48 percent of new sates houses were built specularively ln L964,
and about 42 percent in 1963" This fact probably accounts for the
slight softening of the market as some builders have overbuilt some-
what. The situation is not serious at present, however, .and a slight
cutback in construction volume during the next few years would
undoubtedly help balance the market in regard to a demand-supply relation-
ship.

Price Trends. There is no evidence to indicate that prices for new homes
have changed much, at least during the past ferr years. The bulk of new
construction in 1964 was in the $12,500 to $17,500 price range. There are
a few areas of higher-priced homes, tocated south and southwest of NashvilLe
in the Forest HiII, Oak Hill, and BelL Meade areas. Homes in subdivisions in
those areas are priced in the $18,000 to $40,000 price range. About 15
percent of completions in L964 were priced at $20,000 and over" Although
the bulk of new construction is in the $12,500 to $17,500 range, one sub-
division northwest of the city has units priced in the $9,500 to $13,500
range. Existing sales housing of good quality and location is priced
predominantLy in the $10,000 to $13,000 Eange,



Unsold Inventory
unsold new sales
of the Nashville
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. Table VI presents the results of the annual surveys of
houses which were conducted by insuring office personnel
Service Office in January L964 and 1965. The surveys

covered subdivisions in which five or more houses were completed in the
twelve months preceding the surveys. The January 1965 survey covered fifteen
subdivisions in the Nashvill-e Hl'lA ln which 578 houses were completed Ln L964.
Of that number, 302 were sold before the start of. construction and 276 werebuilt specuLatively. The comparable January 1964 survey counted 1,088 houses
7n 22 suMivlslons eompleted ln L96), of which 6?5 were sold before
eonstructlon started and L5i were speculatively built. 0f the 2,16 spee-
ulatlve houses built in l96l+t 94 remained rrnsold as of Janr:ary L, L%5,
34.1 percent of the speeulative eonstruction volume. The January L96/+
survey shows l"ha+, 453 speeulatively bul1t houses uere eompleted
during the prevlous tuelve months of which 131, or 28.p percen! were un-
sold.

0f the p/* houses whieh vere reported unsold as of January L,1965, a total
of 1? (16 percent) naa been unsold for one month or less. 5i (ab"it SA
percent) were unsold for two to three months, and 2l+ (25'percent) between
four and slx months. 0f the 131 unsold houses reoorted in the January
196/* survey, 3Q (28 percent) naa been on the market for one nonth or 1ess,
69 (5i percent) .for tuo to three months, 15 (11 per:cent) for four to six
months, ed U (S percent) for seven to'twelve nonths.

Accorrllng to the 1965 survey, approximately ?1 pereent (/-08) of aIL the
hcuses constmcted were prlced in the $tzr5oo to {flz r/,99 range and 15
percent (go) rn the $2crooc to *2Ar999 priee e1ass. 'The 

remalnder. of t
eonstnretlon vortbe (80) ,rs "venf atviaed between the Sro.ooo-$12./,99
range and the $1zr5oo to $191999 eless. About !6 percent (ga unlts) of
a1I of the unsold houses weri ln the ,$12, 5Oc to *l7 rtr99 pri.ee range.

The 1964 surveJ lndicated that around 63 percent (585) of a1l- houses
eornpleted uere priced betr,reen $121500 and $l?rlr99. The next largest
volume cf aetivlty was ln the $12;500 and under elass ln whieh 21 pereent
(ZZl\ of all eompietions oecurred, closely followed by the g1T,JOO-and
above prlce rangs Ln which about 16 percent (1?6I of the eonstruetion
acttvlty oceurred. S1lghtly over three-fourths of the total number of
unsold houses uere prieed i.n ths $12r5OO to #t7rl*99 elass.

fn general, the two r:nsoId lnventory surveys indlcate a slight weakening
of the narket as evldenced by an unsold lnvonto:y to tota.l soeeulatlve -
eonstnrctlon ratlo of )l*.1 pereent registered.in Januar.y 1965 eomoared
with 28.9 percent as of January L964. Even though consiruction volume was
about.trlce as great Ln L963, the lnventory of unsold houses completed
fn 1964 uao proportionately greater. The suryeys also lndlcate that ln
both 1953 and 1964, the greatest sal-es housing dernaad appears to have been

he
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for units priced between $12,500 and $17,500; although an increased pro-
portion of demand in 1964 was for units priced between $17,500 and $25,000.
In the unsold houses category, two subdivisions consistently had high
unsold inventories. These same subdivisions have had a relatively
high number of repossessions during the past few years.

FHA Acquired Properties. Acquisitions of single-family homes by the FHA

in the area have inereased each year slnee l,e6a. In 1960 the FHA aeouJ,red
12 orooerties compared with 40 in 1961. Tn L962 acquisitlons Jumped to
126 and further to 172 7n I96i and 191 7n ]'96/u. Sales have keot nearly
apace uith acquisitions and the FHA had 1?6 prooerties on hand as of
Deeember 3L, l96ln. The increasirrg acquisition trend in the area is a
refleetlon of the softe;nlng market, but the eood sales record lndi.cates
that the market is not in any serious trouble.

Rental Market

GeneraL Marke t Conditions. The
relatively firm at the Present
estimate of accePtable rental v
1evel judged to rePresent a des
in the area. A1so, manY of the
oldeq well-located, good-qualit
maintain a good occuPancy exPer
a rather firm market. This mar

market for rental housing in the HI'IA is
time. This is evidenced by the current
acancies that is only slightly above a

irable balance between demand and supply
new multifamily projects and most of the

y projects have been able to achieve and
ience over the past few ilcars, indicating
ket condition is due to an increased

population growth since 1960 and the elimination from the inventory of
ovlr f,500 rental units during rhe Past five years as a result of demoli-
tion activity.

New Rental Housing. As indicated above, mf,st of the rental- projects (for
which informatioi-i" available) have been able to maintain a fairly high
occupancy leve1. According to a smal1 sample survey recently conducted,
therl weie only 13 vacancies out of a total of 341 units in six garden

apartment projects which have been built in the last few years, a vacancy

rrtio of 3.8 percent, In addition, one project of about 32 units which
has just been completed is reportedly having favorable experience.
Rentals in these seven projects range from $100 to $135 for one-bedroom
units, from $135 to $ISb for two-bedroom apartments, and from $160 to

$195 ior three-bedroom units, depending upon whether the units are
furnished. UsualLy, the monthly rent includes only water. Although
this sample survey is quite small, it does indicate the firmness of the

market.
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The o1der, well-located and maintained projects such as the FIIA-insured
rental developments also have been able to maintain an excelLent
occupancy experience during the past few years" Reports from some of
the project managers indicate that Ehe occupancy experience has not
changed significantly in recent months. Monthly rentals in these
projects typicalLy range from $66 to $70 for one-bedroom units, from
$76 to $80 for two-bedroom units, and from $93 to $11-0 for three-bedroom
apartments.

The occupancy experience of the high-rise, luxury apartment projects in
the HI"IA has been fair during the last few years. Many of the projects
have been able to achieve 80 percent occupancy, while a few others
have achieved occupancy of over 90 percent. r\oo projects have had
problems, though, and reflect difficulties unique to these particular
developments. Monthly rental-s for the bulk of the high-rise units
typically range from $85 to $100 for efficiencies, from $130 to $145for one-bedroom units, from $150 to $225 for two-bedroom units, and
from $265 to $325 for three-bedroom units, including all utilities.
IInder Construction . Currentty, there are about 1,090 multifamily units
in some stage of construction in the HI"IA, including 220 pubLic housing
units for the elderly. A11 of the units under construction are in
garden-type developments, with the exception of the public elderly
housing project which is a high-rise. There are two FHA-insured pro-
jects now under construction in Nashville containing 200 units.
PracticalLy all of the units currently under construction wilL be
ready for occupancy before the end of this year.

Proposed Construction. In addition to the units now under construction,
a high-rise buil-ding is in the pranning stage. No information was
available for this project. Besides the two projects now being con-
structed, three others totaling 206 units are now being pLanned for
construction with public benefit financing at relatively low rents,
A 300 unit project also is in the planning stage in the Edgehill
Urban Renewal Area.

!,tortsage Market

The nortgage narket of the Nashvllle Hl.lA apoears to be amply supolled
trtth funds, eurrently. There are no lndleatlons that daveloperE are
havlng any slgnlficant problems obtalnlng flnanelng. Wlth regard to
apartnent ftnanclng, evidence lndleates that varlous lnsuranee cornpanies
are lnvestlng rather hoavlly ln tha area. ![o dlfflcultles could be
diseer"red, elther, wlth regard to hone finanelng.
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The partlcipatlon of the FHA in nen eonstructlon flnancing ln +he II4.l,
has equaled ovsr one-third of the total eaeh year during recent
years;, Sueh participation ean be aporoxinated by eonparlng buildlng
permlts lssued for new slngle-famlly homes vith the number of Sectlon
2C), 22L, and 222 home mortgages insured by the FHA on proposed construe-
tlon.

FHA Particlpation ln Nev Construetion Flnanclne
SlnsleJamlly Houses

Davldson County, Tcnnessee, toEt-lq63

Slngle-fantly
permlts lssued

Home nortgases lnsured bv FHA
llttnber As pct. of penni.ts

3l-.'l
15.7
j6.9

Year

1961
L962
L%3

2
2
2

,
,
,

Lo5
L5/+
28'.7

835
768
gt+)

Souree: Bureau of the Census, C-40 Construction Report and

FHA Divlslon of Research and Statistics.

Urban Renenal and Redeveloprnent

At preSent, there are three aetlve urban reneval proJeets in the area
and trro pr63ects uhieh are near\r completed. Tha following sectlons
sunmarlze varloug aspeets of these proJects.

The Edgehlll Urban ReneuaL Prolect (TeEl. 4-59)-ln the elty of Nashvllle
eovers an area o is boundecl roughly on

the north by Demonbreun Aienue, 12th Avenue, and Dlvlslon Street, on-!f3
,,reslby l6tir Avenue and Belnoni Boulevard, on the south by Bernard, 15th,
Ashvooi, Laranence, 9th, Bradford, m1!g, ina-Cratghead Avenues, and on

the easi by the t6ulsvitla and Nashvl1le Rallroad.

The future development of the land ln the-proieet area is a trmixn of

resldentlal, eornmerclal, ind.ustrial, publtt, ana hlghuay-ra's9' Pre-

sent prans calr ror ttre'lnltlal "o"!ti""tlorl 
of about /+?0 slngle-famlly

hornes, 500 publli-trorrslng unitg i;i;h Lve .tot-yet been aporoved), md

I,500 multtfanlry ;it; i: O: U"iit by prlvate-developers' In adclltlon'

the Nashvllle Houslng Atrthorfty iope"" to t" able to bul}d., lnltlal1yt ?00

gnlts of sectlo"-;i1jijil 
-;;;ri;i in this area, wtth others to foLLon

lf these are successf\rI.

Thearealssurroundectbyavarletyoflanduses.orrthenorthare
eonnerelal and industrlal areasr-.ita-o" the,northoast and east sldes of

the proJect are poorer-qua1lt1, tr"gr"-rrr11y developnents and publlc

houslng. fo tfre-uo;i-of tte iflg"hiil pro;eci ts tt'" llniverslty Center

Urban Reneual Area whleh ls to d; ;;;"i"ph tto lnstltutlol?1, eornmerelal'

and nultlfarully'fo-uee. on the aouth ar6 areas of good-qualtty slngle-

famlly and uultlfanlly dsvelopmento
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Lrll) housing units in the proj:et area &re to be demolished
two years, and about 11105 units ar,: tc be removed durhg
periodo The pla.nning for this area will not be completed
this year, wlth exeeutlon to start thereafter. Final
the entire proJeet, however, wlII take at least slx years.

The Universi Center llrban _Ren Pro-'islct ( R-51)

Approximately
over the next
the 1967-1970
until June of
completion of

c ap a aetlog.. Dro ee und
coverg an aree
ly by the Edge-

hill pr,rJect on the east, by l.I6st. End Avenue, 18th Avenue, and Dlvision
Street on the north and ncrthwest, by )Znd Avenue on the west, and by
Blakemore, Acklen, 261h, Fairfax, ZLlh, 21st, and Belerurt Avenues, and
"latehez Traee on the southo

The land in this project area is tc be develop:d into a nix of lnstjtutional,
hlghway, eommereial, Rublic, and resldential re-use. l,fost of the land
will be sold to Vanderbilt Universi.ty, Searritt Col1ege, and Peabody
College for their expansion programs. There u111 be some spot elearanee
and rehabilitation of residential Droperti.-:s in the area, also. The
area is surrounded by gcod-quallty commercl-al pr:perties along its north-
west boundaryr single-family resldenees on the south, and the Edgehill
project on the east.

Approxfunately 89C housing units ln this area will be demolished during
the 1965-1970 period, 250 of thern within the next two ye?rs. .{s of
January I, L965, the orr.ieet olanning lras not ccmpleted, a^d rd1I not be
finished until Apri)-. Exeeution cf orojeet plans ls expeeted to begin
sometine ln mid-196J, and final completicn will take at least six years.

The cnly other oroJeet that is really active in the ril4A is the first
sta ge of the Central Loop General l'trriqhborhocd Renewal Pro-ject (Tenn.R-/.'').
This
Demon
CharI
River

proJect eoverg an area of nearly /+1 acres and ls delineated by
breun Avenue on the.southeast, by r2th Avenue cn the southr""t, byotte, 3rd, and Gay Avenues on the northwest, and by the cumberiand
, Broadway, ed lrd Avenue on the northeast.

Prlmarily, th? area is to be develooed into eommerctal re-use, with somehlgh-rise multifamily unlts to b-- bullt along the river. Otier re-usesfor the land ln this projeet are the developm6nt of a puU1le park anri a
new boulevard and tunnel. The area ls completely surrounded by theeentral buslness dlstrict, a part of uhieh also is seheduled for rener.ral
sometime uithin the next six to ten years.

By the and of 1970, about 220 houslng units will have been removed.
Durlng the forecast period of 1965-t461, however, only about 7? units
ui11 be domollshed. fn addltlon, 727 nore housfng units in the entlre
Central Loop projeet wlll be removed rithln the next two years for the
eonstruetion of an interstate highway. The planning applleatlon of thls
proJect ls expected to be aporoved rdthin a short tine. Exeeution ofproJect plans wil) probably start sometLne in 1956, vhile flnal completlonof constructlon in the prcJect area probably wtI1 not be complated rrntil
1958 or L969.
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In addltton to the proJects dlscussed above, there are two areas in whlch
renewal work Ls practleally completed. The oldest proJect ln the area
ls the Capltol Hill Urban Renewal lrea (Tenn. 2-1). The proJect covers
an area of about 72 acres of land which surrounds the State Capitol.
Clearance and construction vork started ln September L952. The land was
used for the construetlon of the James Robertson Parkuay, a few motels
and other eommercial facilitles, and two high-rise apartment
developments (Capltal Toners and Metro Manor). Very lltt1e r.rork remains
to be done ln thls area.

The only other proJeet in the HI'IA in uhleh work has been done ls the
East Nashville Urbin Renewal Area (Tenn. R-1?\, The proJect eovers an
area of 2rO52 aeres. Work in this project began ln June 1959. At the
present tine, there stil1 ls enough land available for the development
of about 92 single-fanily homes and about 678 multifanlly unlts. No

proposals by developers have been reeel,ved, however.

As can be seen from the preeedlng seetions, urban renewal actlvlty withln
the l{ashville area has been qulte extensive. Sinee tho start of the
Capltol HiII oroject in L952, about 6-,000 aeres of land within the city
have been or will be redeveloped thrcugh urban rene',ral aetlono Since
196C, over 11500 housing unlts have been denollshed and wlthin the next
seven years an additional 5,800 units u111 be removed from the housing
inventoryo In general, urban renewal actlvity has been a dlmanic, as
well as beneflclal, foree ln the hcuslng market. Such actlvity has hehed
improve the eondition of the housing suoply and helped keep the narket
in a rathsr fair balanee between demand and supply. Urban rener.ral will
contlnue tc be a dynamic force in the Nashville area, not only from the
projeets now in final plannlng stages, but also fr:rn those uhlch are only
ln the prellmlnary stage at this tlmeo

Publlc Housins

Thero are 425C3 public houslng unlts ln the HMA at the present timeo fn
adilitlon thare is one proJeet for the elderly totallng 181 units uhich
has just been completed and one proJect of 22O units for the elderly now
under eonstruetlon, In conJunctlon with the r:rban reneual plans for the
city of I'Iashv11l.e, the Houslng Authorlty hopes to be able to ecnstruet
500 more unlts by late 1966. Rentals for the exlstlng unlts range betr,reen
$25 and $80 a month, ineluding ut11ltlss, wlth the average rental being
$)t* a nonth. I,laxilnum lneome l-trnits for admlsslon into these uelts range
from $31000 to $3rt6c depending on the number of dependents. For elderly
persons, howeverr-the maximum l-neome 1lmlt rangec, from $31750 to $4.r500.
There usually are a few unlts vaeant at all times as a result of tutrrovero
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Demand for Housing

Ouantitat ve Demand

Over the January 1, 1965 to January 1, L967 forecast period, prospective
household growth is projected at 2,750 annuall-y. The demand for new
housing arising from household growth has been adjusted for the large
number of units expected to be lost through demolitions, conversions,
catastrophies, and other losses, for the need to reduce somewhat the
number of acceptable vacancies to levets consonant with the long-
term needs of the Davidson County area, and for the number of units
now under constructiono Consideration is also given to the current
tenure composition of househol-ds and the continued slow trend toward
homeownership.

To accormnodate household growth and to allow for expected inventory and
occupancy changes, approximately 31775 housing units annually will need
to be added during the next two years. ApproximateLy l-,750 units will
represent annual sales demand. About 2,025 units will represent annual
demand for rental units.

The addition of 31775 new units a year would be equivalent to the average
of about 31775 unlts a year authorized by building permits since 1950,
but slgniflcantly below the 4,900 units authorized ln L964,

The estimate of demand does not take account of all the planned demoli-
tions resulting from public actions durlng the next two years. Some
demolitlons have been discounted because of the probability of a lag
in completion of urban renewal clearance plans and the fact that a
portion of the famllies displaced probably will be rehoused (at least
temporarily) through more lntensive use of the existing houslng inven-
tory. If demolltlons are aecomplished according to planned schedules,
demand for privately-owned units may be somewhat higher than the.foregoing
estlmate. Most of the increase would be at the lowest rents and sales
prlces achievable ln privately-owned housing.

Qualltatlve Demand

Sales .Housing. Based on current family incomes, on typical ratios of
income to purchase price, and on recent market experience, the annual
demand for 1,750 saLes unlts is expected to be distributed by price
as shown ln the foLlowing table. Singl-e-family houses that meet FIIA
minimum standards cannot be produced ln the Nashville area to sell
for much Less than $91000.
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Estimated Annual Demand for New Sales Hous es bv Price Classes
Davidson Countv- Tennessee

January 1965 to January L967

Price range

Below $10,000
$10, 000- LL,999

12,000- L3,999
14, 000- L5 ,999
16,000-17,999
18, 000- lg ,999
20,000-24,999
25,000 and over

Total

A11
Households

55
160
385
295
2LO
160
260
225

1, 750

Source: Estimated by Housing Market Analyst.

The preceding distribution of prospective demand by price range indicates
that over 5O percent is in the sales price of from $121000 to $I3r0C0"
Althor:gh a substantialty higher portion of new houses completed in 1964
in subdivislons with five or rnore completions were in that general price
range, houses built to sell for those prices were reported to have been

least readily sold ( see tabl-e VII ). About 12 percent of demand is
expected to be at prices under $12rC00. Although only about seven per-
cent of cornpletions in 1964 were in that range, sales experience was
gocd" ApproximateLy 24 percent of demand falls in the price range of
$181000 to $25r00C, somewhat more than the 23 percent proportion of
1954 completions in that range. But in that range, also, sales experi-
ence was exceptionally good in 1964.

The distribution shown above differs from that in table IV, which reflects
only selected subdivision experience during the year L964. It must be

notld that the L964 data do not inctude neI^I construction in subdivisions
with less than five eompletions during the year, nor do they reflect
individual or contract construction on scattered 1ots. It is likelir that
the more expensive housing construction, and some of the lower value
homes, are concentrated in the smaller buiLding operations r'dricl: are
quite numerous. The demand estimates above reflect all home buildin'
and indicate a greater concentration in some price ranges than a srtb-

division survey would reveal.
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Rental Housing" On the basis of projected renter family incomes and
ratios of rent to income which are typical in the area, the annual demand
for 2,025 rental units in the Nashville HMA is expected to be distributed
by nionthly gross rent levels and by unit sizes according to the pattern
indicated in the table below" Net additions at these rentals may be
accomplished by new construction or rehabilitation at the specified rent
levels with or without public benefits or assistance through subsidy,
tax abatement, or aid in financing or in land acquisition. The produc-
tion of units in the higher ranges of rent will result in a competitive
filtering of existing accommodationso

Under current costs, minimum rents (including utilities) at which new
privately-owned rental units can be produced in the area at customary
interest rates are approximatety $90 a month for efficiencies, $100 for
one-bedroom units, $lIC for two-bedroom units, and $120 for three-beciroom
units. At and above these minimum rents, there is a prospective annual
demanc for approximately L,200 units. At the Iower, rents achievable
with public benefit or assisted financing an additional 825 units a
year probably can be absorbed.

Es timated Annual- Demand for Additional Rental Housing in
Davidson Coun ty. Tennessee
anua 1965 to Janu 1

Size of unit
Monthly

sross rent a/ Efficiency
One-

bedroom
l\vo-

bedroom

84s
740
33s
275
230
2to
115

95
85
45
25

Ihree-
bedroom

270
23A
170
L20

75
40
35
30
15
10

$eo
B5
90
95

100
110
t20
130
L40
150
160
180
200

and
tl

ll

il

il

il

il

1t

tr

ll

ll

It

tl

over
ll

il

,r

il

il

il

il

il

tt

t,

It

il

150
135
115
100

85
65
45
30
15

760
650
570
490
360
255
L65

90
70
65
35
20

a/ Includes all

Note: The above
be added

uril ities.

figures are cumulative, i.e., the columns cannot
ver t ic a1 ly.

Source: EsEimated by Housing Market Analyst"



Industry

Wage and satary emploliment

Manufacturing

DurabLa goods
Lumber, furn., & flxtures
Stone, clay,& glass
Fabrtcated meEals
Xachinery, lnclud. elgct.
Other durable Boods 3/

Nondurabile goods
Food & klndred producEs
Textlle m111 products
Apparel & related prods.
Prlntlng & publishing
Chemtcals
IaaEher
other nondurabl. goodg .E/

Nonmanufacturing
Constructlon
Trans. & publlc utlllties
Wholesale & retall trade
Flnance, lns., & real estaEe
Servlces
Crovernnent

Table I

Annual Average Nonagri.cultural Wage and Salary Emplowrent.
Naehville HI',IA

L954-L963
(in thousands)

1956 L957 1958

L34.3 135.8 135.3

38 .3 39. 1 38.7

11.8 L3.2 l3J

l'.,

le54

L26.3

36.3

10.8-i3

1955

131.4

38.7

11.8
TT.

1959

138.3

39.7

LL,.5

98.6
7.L

11.0
30.4
9.8

2L.2
19. 1

1960

r4L.4

N14

lA,6

196 1

L!3,-s

t0.2

r4-1

L962

L47 .9

40.s

Lh-l

8.
10.
32.
10.
24.

1963

151.4

42.4

15-0

27.4B

8.
10.
33.
10.
24.

2.3
.9

3.0
3.6
2.O

1.0
2.9
3.8
2.O

.9
2.8

25.4
5.6
2.3
2.2
6.0
5.0
3.0
1.3

8.0
10 .5
3L.2
10.4
22.8
20.4

6
t2
29

9
20
18

6.8
L2.s
29.O
9.2

20.5
18. 1

7.0
L2.2
27 .5
8.1

18.8
16.6

2
I
1

6
2

5
2
5
6
8
3

2
2
3
3
2

2
3
2
4
2

9
4
8
0
2

I
2
2
4
2

2.L
4.O
2.7
4"O
2.2

2.O
3.9
2.8
3.8
2.2

2.L
2.4
7.L
4.4
3"8
L.7

2"L
2.5
7.O
3.6
3.5
1.5

2.2
2.4
6.7
4.L
3.3
1.5

2.2
2.3
6.4
4.9
3.2
L"4

2.3
2.3
6.3
4.7
3.0
L.2

5
3
1

9
7

5

4
2
I
1

1

2
3
2
4
2

3
0
9
1

2

2

2.3
3.5
2.7
3.9
2.L

25.5 25.8

-3
25.7

=3
25.8a25a25.926.52W

5.8
2.5
2.3
6.0
5.1
3.1
t.1

5.9
2.7
2"3
5.7
5.6
3.2
1.1

5.9
2.8
2.5
5.6
6.0
3. t

.9

5.7
2.7
2.4
5.1
5.5
3.2

.9

92.7
6.9

12.0
28.4
8.7

19.5
L7.6

96.796 "090.0 96.6
6.7

11 .3
29.6
9.6

20.8
18.6

101.0T.r
10. 7

31 .5
LO.2
2L.8
L9.7

109 .0LA7.4103.3
7

4
6
7

0
o

Note: Subtotals may not add to Eotals because of lndlrvidual roundlng.

al Includes prlmary metals, Eransportatlon equipmenE,and miscellaneous manufacturtng.
!.1 Includes tobacco, paper, and petroleum, coal, and rubber products.

Source: Department of Labor, Bureau of Labor Statistics and the Tennessee Department of
Emplolment Security.
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Table tI
Hou Units Au

vici

e6*,/.
o)o9/
825

2.1'o5
2?rL66

LOO.6

'r:12fu
3.t66
iet*/
t*.9o3 !/

]..8rg65

100.06

@

bv

3Lrtr77

373
L1036
11 580

106
6l+

ss

Year

t950
795L
])52
t953
t95L

1955
L956
t957
L958
L959
Sub-total

Percent

1960
1951
t962
l963
L96l-
Sub-tota1

Percent

Grgnd total

y' Includes I,
b/. " 1,
c/ ll

d/tl
il,
t/n

lr95 pub
030 [
100 ll

zJ+O tr

181 'l220 rt

Total One-familv Tuo-fagrilv l,{ultifanElv

313].2
2rl.-lro
11071
L166lr
2r557

lr9
18
73

2L9

?5.5%

51"
l+tO3].

u.&

fi.Lfr 33.8fr

EF

3,
2,
2,
2,

289
$e/

398
921-
lr58
9lr$

lr, 60l+
362
3LO
260
20L

200
720
122
l8l+

_260
21626

9.?fi

3
1
1
1

3
1
1
1

,
,

,
t
,

L.722
2015CP-

2.on
10r96g

u9
786
263
5l-5

083
405
1.51+

287

,,

,
,
,
,

2
2
2
2

302
292
2U
366
ru
530

9.\fi

1,

m
11292

798
992

2.5o8
6,367

m
Iic housing units.

n

ll
ll
I
r

I
It

I
ll
il

codes Adrairristratlon 0ffice of Nashville-Davldson county and
Bureau of the Census, C-4O Construction Reports.

Sourceg



Total residrnres atrJ dpartmenrs

lable lTI
Nashville, Tennessee Area postal Vacancv Suruev

Noveober 23-26. 1964

Residences Ilouse trailers

'I otal possible
deliveries

Irnder Total possible
del i r eries \II '. I sed NewAll i trscd \ew const'

t:nd er

The Survey Area Total

Nashv i 1 1e

Uain Office

LO5 .247

14,888

3 .214

57r

2.8 2 ,636

2.7 2.386

3.8 468

r.930

1.558

391

4A
77
43

to4,564

93. 159

11,095

638

506

103

2,239 2.1 r.841 t98

r,920 2.1 I.616 304

256 2.3 228 28

589

Branche6:
Donel son
ue I rose

6,033
7 ,470

10,996
7,548
4,081

t4
10,859

55
26

225
L24

1.70
98

37
29

5,913
7 -O21^

r93
85

118
76

105
62

333
60

320 t5,243
5 ,090

170
211

5
L&

158
7l

105
47

295
45

163
L57

69
5

138

470

45

33
15

52

49
45

4L

11

68

119

64
37
18

9,8L2

11,049

11.405

Stat ions:
Acklen
Airport
Arcade
Ea6t
Green Hills

IJoodbinp

Suburban Area

Goodlettsville
t{ad i 60n
OId Hickory

7 ,42r
2 ,557

405
16,502
5, I89 r63

268 4
51 15
383

406 49
45 15

272 3.1
66 2.6
41 10.1

455 2.8
60 r.2

31
83
18

3

5
2

3
6
2

4,952
2,537

8

t4

I5

3;
l5

.1

.4

u

,

2

2

2
1

225 94

45 3l
118 45
62 18

000
5L2
893

Nortb
Northeast
South
StahlMn
lJe6t

2.0
3.4
3.6

35.7

L.7
3.0
2.3

41.7
t.7

11

56
20

9,986
7,062
3,379

t2

7
54

8

2L9
253
L45

5
230

208
L97
125

5
r64 66 125

131

372

&
290

18

26

Lt,284

11. 985

198 1.8

319 2.8

76
163
80

z.>
3.0
2.8

L34 64226 2.O t43 83

45

58

022
046
9t7

2.5
3.6
2-9

382

76
220

86

3.2 250 I32

737

dormitoriesi nor does it cover boardel-up residences or apartments that dre not inrended for occupancr.

one possible delivery.

Source, FtlA postal vacancy survo condu,ted hv rollaboraring p,)srmasr"r(s).

I otal oossible \ acant units
{l C ll*d N.-

t. nde r
\ acanr

r orar posstDle
No. r,

r2.668

l2 .088

3,793

2,469
20

397
t,259

99

1,010
486
702

2
t,o47

235

1,035

972

315

8.2

8.0

8.3

L66
4

4t
122

57 LO.7
6 25.O

795

170

240

t2

240 I .34r

202 1.088

75 346

1,141 48

962 36

4.2

3.1

120
449

32 26.7
39 8.7

20
12
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Table trV

FllA Survev of Unsold fnventorv of New Sales Houses
Davidson Countv. Tennessee, 106/, and 146(

Total
completions

lto
2U
20/*

l+O

_99
578

Units soltl
bofore

const. startSales price

Under $tc, otlo
$10,000 - L2rl+99
12,500 - Lt*r999
15r000 - LTrt*99
17,5oo - lg ,ggg
20,000 - Zlrrw
25,OOO - 29 rg99

Total

$lorooo - $l?-rL99
12,500 - ur999
15r0OC - LT rl+99
L7 ,5OO - 19,999
20r0o0 - u,999

To tal

t

Lotal Sold Unso1d unsold

s/Houses eompleted ln 1o6J

/,8 )8 10
L79 L)5 u
Lzt+ L92 232
26t u4 LL7
97 60 37
60 . t+7 t3
10J2. :

1,088 635 453 322 131

5
28

167
8)
3LI

26
70
'77

9

5
16
65
)l+
6
5

50. o
16.1,
8.o
29,L
L6.2
)8.5
i-
28.9

tlouses ca[pleted-La- ]964 s/
10
e4
87
31

_99
302

)o
120
117

9

l-
50
l+O

3
7
2

13.
l+L.

'!-'

276 L82 94 134

g/ Survey lneludes only subdivisions r.iith five or more eomoletions dur:ing
the year.

Source: lnnual Unsold Inventory Survey eonducted by the I'uroxville fnsuriag
Offlce.
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